CITY OF DULUTH
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DULUTH 411 W 1% St, Rm 208 * Duluth, Minnesota 55802-1197
rmmrmesceemawrs  Phone: 218/730.5580 Fax: 218/723-3559

STAFF REPORT

File Number [PL14-155 Contact Steven Robertson, 218 730 5295
¢;§;ication MU-C Planning Review Planning Commission Date [November 10,2014
Deadline Application Date October 10,2014 60 Days December 9, 2014
for Action | pate Extension Letter Mailed  |October 22,2014 1120 Days  |February 7,2015

Location of Subject 2120 London Road

Applicant [Harbor Bay Real Estate Advisors Contact |MarkBell

Agent John Erickson, DSGW Contact [jerickson@dsgw.com

Legal Description  |See attached

Site Visit Date November 1, 2014 Sign Notice Date October 20, 2014
Neighbor Letter Date|October 28, 2014 Number of Letters Sent |30

Proposal

Applicant is proposing a mixed use (residential and commercial) structure. The applicant states that the project will be
"approximately 148 market rate multifamily units and approximately 12,900 square feet of retail". The project will involve
demolishing all the existing structures on the block, as well as (in the near future) petitioning the city and state for vacation of
public right of way.

Current Zoning Existing Land Use Future Land Use Map Designation
Subject |MU-C Commercial Central Business Secondarv
North MU-N Commercial Neighborhood Mixed Use
South MU-C Residential, Vacant Central Business Secondary
East MU-N Commercial Central Business Secondary
West F-2 Commercial Neighborhood Mixed Use

Summary of Code Requirements (reference section with a brief description):

50-15.3 MU-C District - Planning review by the Planning Commission is required for most development and redevelopment.
50-18.1E Storm Water Management - Addresses water runoff quality and quantity pre- and post-construction.

50-23 Connectivity and Circulation - Focuses on pedestrian and bicycle accommodations.

50-24 Parking and Loading - Addresses required minimum and maximum parking spaces and loading docks, dimensional
standards, snow storage and pedestrian circulation.

50-25 Landscaping and Tree Preservation - Landscaping standards such as materials, plant size, location, and tree preservation
50-26 Screening, Walls, and Fences - Screening of mechanical equipment, loading areas, and commercial containers, plus
regulations regarding fences and retaining walls.

50-30 Design Standards - Building standards for multi-family, commercial, institutional, and industrial buildings.

50-31 Exterior Lighting - Directs the minimum and maximum illumination values and lighting fixtures for a site.

50-37.11 Planning Review - Planning Commission shall approve the Planning Review or approve it with modifications, if it is
determined that the application complies with all applicable provisions of this Chapter.

Height (definition):The vertical distance at the center of the principal front of a building, measured from the grade on that front to
the highest point of a flat roof or to the deck line of a mansard roof or to the average height of the highest gable or of a mean
height level between eaves and hip or gambrel roof.
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Comprehensive Plan Findings (Governing Principle and/or Policies) and Current History (if applicable):

Future Land Use - Central Business Secondary: An area adjacent to and supporting the primary central business area or a stand-
alone area providing a similar mix of destination land uses but at a lower intensity than the primary central business area. Includes
mixed regional and neighborhood retail, employment centers, public spaces, medium density residential, and public parking
facilities. Governing Principle #1 - Reuse previously developed lands

UDC 50-15.3 - MU-C Purpose: Established to provide for community and regional commercial development along commercial
corridors and nodal centers. Intended non-residential uses include retail, lodging, service, and recreational facilities needed to
support the community and region.

History: This property was rezoned from MU-B/MU-N to MU-C in April 2013. A MU-C Planning Review was approved at this same
site by the Planning Commission earlier this year (PL 14-096) that involved two new restaurants (Burger King and Caribou Coffee).

Note: applicant conducted a voluntary community meeting for interested citizens to comment on the proposed development.

Discussion (use numbered or bullet points; summarize and attach department, agency and citizen comments):

1) 50-15.3 (MU-C District) - Multi-family uses are permitted use in the MU-C district, as are restaurants, retail, and other similar
commercial uses. The high point of the site is along London Road, gradually sloping downward as you approach the interstate.
Elevation varies from 683 feet above sea level along London Road, to 653 feet along South Street. The UDC limits structure to 35
feet in height if within 500 feet of an R-1 zone, and 50 feet if within 500 feet of an R-2 zone. The structure will be approximately 31
feet in height, as measured from the principal entrance off of London Road.

2) 50-18.1 (Natural Resources Overlay) - Site is not within any flood plain. It is within the 1,000 foot shoreland area of Lake Superior,
but is outside the structure setback. City Engineering advises that the site needs to address stormwater management
requirements for redevelopment, including water quality, rate control, and volume control.

3) The development is contingent upon the city vacating the utility easement in the middle of the block, and MnDOT supporting
either a full or partial vacation of South Street. Engineering has commented that they would only support the vacation of the alley
after a new sanitary sewer line has been built to city standard, and inspect and accepted by city staff. Sanitary Sewer extensions
need to be coordinated with the MPCA and WLSSD. If a new sanitary sewer line is placed on private property, the city would need
easements to ensure that the city has the ability to maintain the line in the future.

4) 50-23 (Connectivity) - Proposed development will have fewer curb cuts on to London Road than the existing development.

5) 50-24 (Parking) - Project provides a total of 268 parking spaces, 51 in the London Rd surface lot, 8 along South Street (assuming
the vacation is approved), and the remaining 209 inside the structure. This does not exceed maximum off-street parking limits.

6) 50-25 (Landscaping) - Site is required to provide street frontage landscaping of 15 feet along London Road and 10 feet along
21stand 22nd Avenues E. The landscaping plan meets the interior lot landscaping and tree canopy coverage requirements, but
does not meet the street frontage landscaping. The tree preservation plan has been reviewed and approved by the City Forester.
City Engineering does not wish to have trees planted over its gas lines (along London, and 22nd).

7) 50-26 (Screening) - The applicant is planning on having no exterior mechanical equipment, and dumpsters will be interior.

8) 50-27 (Signs) - Any signs will need to apply for and receive a sign permit prior to installation.

9) 50-29 (Sustainability) - This development triggers sustainability standards, but the applicant will submit that information with
the building permit (the applicant is still weighing different construction/material options).

10) 50-30 (Building Design Standards) - The applicant has submitted documentation on how they plan on meeting the standards.
11) 50-31 (Exterior Lighting) - Applicant submitted a photometric plans for the site that conforms to the code.

12) No public, City or agency comments were received (other than related to stormwater and utilities referenced in this review).

Staff Recommendation (include Planning Commission findings, i.e., recommend to approve):

Based on the above findings, Staff recommends that Planning Commission approve the MU-C Planning Review application, with
the following conditions:

1) Project constructed in conformance with the site plans submitted with the application.

2) Project shall address stormwater requirements and meet all applicable stormwater regulations.

3) Landscaping plan shall be revised to provide required street frontage landscaping, or receive approval from the Land Use
Supervisor for an Alternative Landscaping Plan that provides the same degree of landscaping, or better than, required in 50-25.
4) Traffic study approved by the City Engineering

5) Applicant seek, and receive, vacation of right of way as indicated on plans. If the vacations are not approved, the applicant will
submit a revised MU-C Planning Review application indicating development around the right of way and easements.

6) Any alterations to the approved plans that do not alter major elements of the plan may be approved by the Land Use
Supervisor without further Planning Commission approval; however, no such administrative approval shall constitute a variance
from the provisions of Chapter 50.

Per UDC 50-37.1.N, an approved Planning Review will expire if the project or activity authorized is not begun within 1 year.

Attachments (aerial photo with zoning; future land use map; site plan; copies of correspondence)
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HARBOR BAY REAL ESTATE ADVISORS

October 10, 2014

Planning Division
City Hall, Room 208
411 West First Street
Duluth, MN 55802

RE: 21* Ave E & London Road Development
Duluth, MN

Dear Sir / Madam,

On behalf of Harbor Bay Real Estate Advisors Real Estate Advisors, enclosed please find our Planning Review
submission for a proposed mixed-use development located at the intersection of 21* Ave E and London Road in
Duluth. We have thoroughly enjoyed working with members of staff at the City of Duluth. Our goal is to create
a “best in class”, mixed-use development, which will provide the City of Duluth an exciting and unique housing
and retail opportunity.

The proposed development contains approximately 148 market-rate multifamily units and approximately 12,900
square feet of retail. Residences will be a mix of studios, 1-bedrooms and 2-bedrooms. Approximately 267
parking stalls will be provided in the enclosed lower level garage and surface parking areas.

Key elements of the development will include:

e Superior architecture & design, which will preserve site lines to Lake Superior and provide
the City of Duluth a “signature” housing development

e Thoughtful landscaping throughout the development

e An outdoor, private amenity deck with outdoor seating and fire pits, grilling stations, outdoor
yoga platform and spectacular views of Lake Superior
Patio & plaza areas outside the retail spaces
Amenities within the building such as: club room, indoor bike storage and maintenance room,
fitness room, concierge, multi-purpose lobby, outdoor dog walk and more.

e New retail users which will provide services, goods and amenities to residents and the general
public
Easy access to Lakewalk, downtown, Canal Park and Brighton Beach
Convenient parking for both retail and residents

Aside from the above-mentioned attributes, we have proactively been in discussions with both MNDOT, as well
as MN Power, in order to tactfully plan our construction. MN Power’s distribution engineering staff is currently
working on a re-route plan for the existing overhead power line running thru an alley easement on our site. MN
Power has stated that they will not object to the vacation of the alley right-of-way, provided the developer pays all
relocation costs, something we are willing and prepared to do.

Harbor Bay Real Estate Advisors
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In addition, our development will require the conveyance of a MNDOT owned parcel (Lot 15 of the subject
block), as well as an additional parcel. MNDOT has been supportive of the development thus far and has agreed
to transfer Lot 15 to DEDA and then DEDA would convey the property to Harbor Bay. The additional parcel is a
33’ right-of-way on the north half of South Street adjacent to I-35W. Our development requires 18’ of this right-
of-way. Research is currently being done by the City of Duluth to determine ownership. Regardless of
ownership (City or MNDOT), we will work proactively and positively to obtain the necessary property for our
development.

We are confident that the proposed development will provide a distinguished, and new lifestyle opportunity for
existing and future residents of Duluth. We sincerely thank everyone at the Planning Department for their help

and consistent accessibility thus far on our project. We are eager to continue to work with you and everyone at
the City of Duluth.

Thank you for your review and consideration.

Respectfully submitted,

e ;d/ (//;; | L5

Mark J. Bell Thomas F. Lund
Co-Founder, Principal Co-Founder, Principal
Harbor Bay Real Estate Advisors Harbor Bay Real Estate Advisors

G-%

Harbor Bay Real Estate Advisors



LEGAL DESCRIPTION PER TITLE COMMITMENT NO. T-61637

Lots One (1), Two (2). Three (3), Four (4), Five (5), Six (6), Seven (7), and Eight (8), Block Twenty-five (25), ENDION
DIVISION OF DULUTH, EXCEPT that part of Lot One (1), Block Twenty-five, ENDION DIVISION OF DULUTH, which lies
southwesterty of the line described as: beginning at a point on the northwesterly line of Lot One (1), distant 30 feet
northeasterly of the most westerly corner thereof; thence run southeasterly to a point on the southeasterly line of said Lot
One (1), distant 30 feet northeasterty of the most southerly corner thereof and there terminating.

LEGAL DESCRIPTION PER TITLE COMMITMENT NO. T-61652

Northerly Forty-five (Nly 45) feet of Lots Nine (9) and Ten (10), Block Twenty- five (25), ENDION DIVISION OF DULUTH.

LEGAL DESCRIPTION PER TITLE COMMITMENT NO. T-61654

PARCEL 1: Southerty Thirty-five feet (S'ly 35") of the Northerly Eighty feet (N'ly 80’) of Lots Nine (9) and Ten (10), Block
Twenty-five (25), ENDION DiVISION OF DULUTH.

PARCEL II: The Southerly Thirty-five feet (S'ly 35') of Lots Nine (9) and Ten (10), Block Twenty-five (25), ENDION
DIVISION OF DULUTH.

PARCEL 1li: Lot Eleven (11), Block Twenty-five (25), ENDION DIVISION OF DULUTH.
PARCEL 1V: Lots Twelve (12) and Thirteen (13), Block Twenty-five (25), ENDION DIVISION OF DULUTH.
PARCEL V: .ot Fourteen (14), Block Twenty-five (25), ENDION DIVISION OF DULUTH.

LEGAL DESCRIPTION PER TITLE COMMITMENT NO. T-61656

The Southerly Thirty-five (35) feet of the Norlherly One Hundred-fifteen (115) feet of Lots Nine (9) and Ten (10), Block
Twenly-five (25), ENDION DIVISION OF DULUTH.

LEGAL DESCRIPTION

Lot 15, Block 25, ENDION DIVISION OF DULUTH

AND:
That part of the North 1/2 of South Street, as dedicated on the recorded plat of ENDION DIVISION OF DULUTH, lying

Easterly of the Soulherly exlension of the Westerly line of Lot 15, Block 25, said ENDION DIVISION OF DULUTH and lying
Westerly of the Southerly extension of the Easterly line of Block 25, said ENDION DIVISION OF DULUTH,
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Consulting Group, Inc. MemO rand um

SRF No. 074 08637

To: Mt. Mark Bell, Co-Founder/Principal
Harbor Bay Real Estate Advisors

From: Matt Pacyna, PE, Senior Associate
Joe DeVore, EIT, Engineer

Date: October 9, 2014

Subject:  21st Avenue E at London Road Traffic Impact Study
Duluth, Minnesota

Introduction

As requested, SRF Consulting Group, Inc. has completed a traffic impact study for the proposed
mixed-use development located in the southeast corner of the 21st Avenue E/London Road
intersection in Duluth, Minnesota (see Figure 1: Project Location). The main objective of this study
is to evaluate the traffic impacts to the existing roadway system as a result of traffic generated by the
proposed development and recommend any necessary improvements to maintain or improve
operations. The following information provides the assumptions, analysis, and study

recommendations offered for consideration.

Existing Conditions

The existing conditions were reviewed to establish a baseline to compare and determine any future
impacts associated with the proposed development. The evaluation of existing conditions includes
data collection, field observations, and an intersection capacity analysis.

Data Collection

Weekday a.m. and p.m. peak period turning movement counts were collected on September 25,
2014 at the following study intersections:

e 21st Avenue E/London Road

e 21st Avenue E/I-35 North Ramp

e 21st Avenue E/I-35 South Ramp

e 22nd Avenue E/London Road

e 22nd Avenue E/South Street

It should be noted that the dtiveways to the former Burger King were also reviewed, however no

vehicles were identified using these access locations.

ONE CARLSON PARKWAY, SUITE 150 | MINNEAPOLIS, MN 55447 | 763.475.0010 | WWW.SRFCONSULTING.COM
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Histotical and year 2011 annual average daily traffic (AADT) volumes within the study area were
provided by the Minnesota Department of Transportation (MnDOT). Year 2014 daily traffic
volumes were estimated by applying a one percent annual background growth rate to the year 2011
daily volumes. This growth rate is consistent with historical volume trends in the area.

Observations

Field obsetvations were completed to identify roadway characteristics within the study area (i.e.
roadway geometty, posted speed limits, and traffic controls). Within the study area, London Road is
a four-lane undivided roadway with select turn lanes, while 21st Avenue E is primarily a two-lane
divided roadway with turn lanes. Both 22nd Street and South Street are two-lane undivided local
roadways. The posted speed limit throughout the study area is 30 miles per hour (mph).

The London Road/21st Avenue E intersection is signalized, while the 21st Avenue E/I-35 South
Ramp intersection is unsignalized with all-way stop control. The remaining study intersections are
unsignalized with side-street stop control, except the 22nd Avenue E/South Street intersection,

which is uncontrolled.

Intersection Capacity Analysis

An intersection opetations analysis was conducted to determine how traffic is currently operating
within the study area. All intersections were analyzed using the Synchro/SimTraffic software.
Operations analysis tesults identify a Level of Setvice (LOS) which indicates how well an
intersection is operating based on the average delay per vehicle. Intersections are given a ranking
from LOS A through LOS F (see Table 1). LOS A indicates the best traffic operations, while LOS F
indicates an intersection where demand exceeds capacity. In general, overall intersection LOS A
through D is considered acceptable by drivers in Minnesota metropolitan areas.

Table 1. Level of Service Criteria for Signalized and Unsignalized Intersections

’ : Signalized Intersection Unsignalized Intersection
LOS Designation Average Delay/Vehicle (seconds) Average Delay/Vehicle (seconds)

A <10 <10

B 10-20 10-15
C 20-35 15-25
D 35-55 25-35
E 55-80 35-50
F 80< 50<




Mr. Mark J. Bell October 9, 2014
Harbor Bay Real Estate Advisors Page 4

For side-street stop controlled intetsections, special emphasis is given to providing an estimate for
the level of setvice of the side-street approach. Traffic operations at an unsignalized intersection
with side-street stop control can be desctibed in two ways. Fitst, consideration is given to the overall
intersection level of service. This takes into account the total number of vehicles entering the

intersection and the capability of the intersection to support those volumes.

Second, it is impottant to consider the delay on the side-street approach. Since the mainline does not
have to stop, the majority of delay is attributed to the side-street approaches. It is typical of
intersections with higher mainline traffic volumes to expetience high levels of delay (i.e., poor levels
of setvice) on the side-street approaches, but an acceptable overall intersection level of service

during peak hour conditions.

Results of the existing intersection capacity analysis shown in Table 2 indicate that all of the study
intersections currently operate at an acceptable overall LOS C or better during the a.m. and p.m.
peak hours with the existing geometric layout and traffic controls. The existing year 2014 conditions

are summarized in Figure 2.

Table 2. Existing Conditions - Intersection Capacity Analysis

Level of Service (Delay)
Intersection
A.M. Peak Hour P.M. Peak Hour

21st Avenue E/London Road C (28 sec.) C (28 sec.)
21st Avenue E/I-35 North Ramp(V A/A (4 sec.) A/A (3 sec.)
21st Avenue E/I-35 South Ramp(@ B (11 sec.) B (12 sec.)
22nd Avenue E/London Road® A/A (5 sec.) A/A (9 sec.)
22nd Avenue E/South Streettt) A/A (O sec.) A/A (O sec.)

(1) Indicates an unsignalized intersection with side-street stop control where the overall LOS/delay is shown
followed by the worst approach LLOS/delay.

(2) Indicates an unsignalized intersection with all-way stop control.

Although the study intersections opetate at an acceptable overall level of service, southbound
queues at the 21st Avenue E/London Road intersection extend approximately 625 feet and 500 feet
during the a.m. and p.m. peak hours, respectively. These queues have an impact to adjacent
intersections to the north. However, no modifications to the signal timing or geometric layout were
assumed to help quantify any development impacts under future conditions. No other delay or
queuing issues wete observed at the remaining study intersections. Detailed analysis results are

provided in Attachment A.
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Year 2016 No Build Conditions

Construction of the proposed development is expected to be completed by the year 2015. Therefore
a traffic analysis was completed fot year 2016 no build conditions (i.e. one-year after opening) to

establish operations prior to the proposed development.

Traffic Forecasts

To develop year 2016 background traffic forecasts a one percent annual growth rate was applied to
the year 2014 daily and peak hour traffic volumes. This growth rate accounts for general background
growth in the area. It should be noted that growth rates have vatied in this area since 2007 based on
MnDOT AADT volume. Therefore, the gtowth rate used provides a consetvative estimate for

future conditions.

Intersection Capacity Analysis

To determine if the existing roadway network can accommodate year 2016 no build traffic forecasts,
a detailed traffic operations analysis was completed. The study intersections were once again
analyzed using the Synchro/SimTraffic software. Results of the year 2016 no build intersection
opetations analysis shown in Table 3 indicate that all study intersections are expected to continue to
operate at an acceptable overall LOS C ot bettet duting the a.m. and p.m. peak hours with the
existing geomettic layout and traffic controls. The year 2016 no build conditions are summatized in

Figure 3.

Table 3. Year 2016 No Build Conditions - Intersection Capacity Analysis

Level of Service (Delay)
Intersection
A.M. Peak Hour P.M. Peak Hour

21st Avenue E/London Road C (29 sec.) C(31sec.)
21st Avenue E/I-35 North Ramp®) A/A (4 sec.) A/A (3 sec.)
21st Avenue E/I-35 South Ramp(? B (11 sec.) C (16 sec.)
22nd Avenue E/London Road® A/A (5 sec.) A/B (13 sec.)
22nd Avenue E/South Street!V A/A (O sec.) A/A (O sec.)

(1) Indicates an unsignalized intersection with side-street stop control where the overall LOS/delay is shown
followed by the worst approach LOS/delay.

(2) Indicates an unsignalized intersection with all-way stop control.

The queuing issues identified at the 2Ist Avenue E/London Road intersection under existing
conditions ate expected to continue under year 2016 no build conditions. However, they are not
expected to significantly change. Thetefore, no modifications to the signal timing or geometric
layout wete assumed to help quantify any development impacts under future build conditions. It
should be noted that the queuing issues could be improved with signal timing optimization. No
other delays or queuing issues are expected. Detailed analysis results are provided in Attachment B.
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Proposed Development

The proposed development is located in the southeast cotnet of the 21st Avenue E/London Road
intersection. The project atea is curtently occupied by a former fast-food restaurant and four single-
family homes. To provide a conservative estimate trips generated from the existing land uses were

not removed from the toadway network since they generate such a small amount of traffic.

As cutrently proposed, the mixed-use development consists of a 153-unit luxury apartment complex
with 12,000 squate feet of retail space. Based on discussions with the developer, the proposed retail
space was assumed to include a 4,000 squate foot restaurant, a 1,500 square foot coftee shop, and
6,500 square feet of general retail space. Since retail tenants have not yet been secured for the

development, the land use sizes and types may change slightly in the future.

While a site plan for the proposed development was not available at the time of this study,
discussions with the developer indicate that two access locations ate planned. The first access would
be at the former fast-food restaurant access along London Road approximately 200 feet east of
21st Avenue E. This access would primatily serve the retail land uses. The second access would be
located along 22nd Avenue E at the former fast-food restaurant access approximately 100 feet south
of London Road. This access would setrve the entite mixed-use development. Further discussions

regarding this proposed site access is discussed later in this document.

Year 2016 Build Conditions

Trip Generation

To account for traffic impacts associated with the proposed development, trip generation estimates
for the a.m. and p.m. peak hours and a daily basis were developed using the ITE Trip Generation
Manual, 9th Edition. Results of the trip generation estimate shown in Table 4 indicate the proposed
development is expected to generate 232 a.m. peak hout, 177 p.m. peak hout, and 2,465 daily trips.
This includes a 20 petcent multi-use reduction, which account for motorists using more than one

use on site.

For comparison putposes, a trip generation estimate was completed to identify the potential site
generation if the existing uses were fully utilized (Le. if the fast-food restaurant was not vacant). This
trip generation comparison also utilized the ITE Trip Generation Manual, 9th Edition, which indicate
that the existing trip generation compatison indicate the existing land uses if fully occupied would
likely generate approximately 167 a.m. peak hour, 110 p.m. peak hout, and 1,674 daily trips. Based
on this compatison, the proposed development is expected to generate approximately 45 percent
mote daily trips then the fully-utilized existing uses.
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Table 4. Trip Generation - Proposed Development Estimate

: ] A.M. Trips P.M. Trips Daily
Land Use Type (ITE Code) Size R
In Out In Out Trips
Single-Family Homes 4D.U. a 2 3 i 38
Fast-Food Restaurant (934) 3,375 S:E. 85 82 57 53 1,674
Existing Site Trips (ITE ~ Full Occupancy) 86 84 60 54 1.749
Apartments (220) 153 D.U: 16 62 62 33 1,017
High-Turnover Restaurant (932) 4,000 S.F. 24 19 24 16 509
Coffee/Donut Shop (936) 1,500 S.F. 83 80 31 31 1,277 W
Shopping Center (820) 6,500 S.F. 4 2 12 13 278
Proposed Development Site Generated Trips 127 163 129 93 3,081
" Multi-Use Reduction (20%) (25) (33) (26) (19) (616)
Total Site Trips 102 130 103 74 2,465
Pass-by Trip Reduction (35) (35) (20) (20) (690)
Net New System Trips 67 95 83 54 1,775

(1) Daily trips not available for ITE Land Use Code 936. Daily trips were estimated based on a combination of the peak Ahour trips and the
ITE Land Use Code 937.

It should be noted that a portion of the development trips are expected to be from vehicles already
traveling along London Road that will now divert theit ttip to the proposed development before
continuing on to their destination (i.e. pass-by trips). To account for these types of trips, pass-by
percentages for each land use from the ITE Trip Generation Manual, Ninth Edition were utilized.
Taking into account the pass-by ttip reduction, the resultant net new traffic volume impact to the
adjacent roadway system is 162 a.m. peak hout, 137 p.m. peak hour and 1,775 daily trips.

Trips from the proposed development were distributed throughout the study area based on the
directional distribution shown in Figure 4. This distribution was developed using a combination of
existing travel patterns and engineering judgment. The resultant new site trips are shown in Figure 5.

Intersection Capacity Analysis

To determine if the existing roadway netwotk can accommodate the year 2016 build traffic
forecasts, a detailed traffic operations analysis was completed. The study intersections were once
again analyzed using the Synchro/SimTraffic. Results of the year 2016 build operations analysis
shown in Table 5 indicate that all study intersections and proposed access locations are expected to
operate at an acceptable overall LOS C or better during the a.m. and p.m. peak hours with the
existing geometric layout and traffic control. The year 2016 build conditions are summarized in

Figure 6.
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Table 5. Year 2016 Build Conditions - Intersection Operation Analysis Results

il tieeilin Level of Service (Delay)

A.M. Peak Hour P.M. Peak Hour
21st Avenue E/London Road C (31 sec.) C (32 sec.)
21st Avenue E/I-35 North Ramp® A/A (4 sec.) A/A (3 sec.)
21st Avenue E/I-35 South Ramp(? B (12 sec.) C (19 sec.)
London Road/Site Access!t) A/A (7 sec.) A/A (6 sec.)
22nd Avenue E/London Road® A/A (8 sec.) A/B (13 sec.)
22nd Avenue E/Site Access(t) A/A (3 sec.) A/A (3 sec.)
22nd Avenue E/South Street!® A/A (O sec.) A/A (O sec.)

(1) Indicates an unsignalized intersection with side-street stop control where the overall LOS/delay is shown
followed by the worst approach LOS/delay.

(2) Indicates an unsignalized intersection with all-way stop control.

The queuing issues identified under existing and year 2016 no build conditions at the 21st Avenue
E/London Road intetsection are expected to continue to impact adjacent intersections along
21st Avenue E. The southbound queues at the 21st Avenue E/London Road intersection are
expected to extend approximately 815 feet and 700 feet duting the a.m. and p.m. peak hours,
tespectively. It should be noted that during the p.m. peak hour the northbound queue at the
21st Avenue E/London Road intersection will occasional extend to the I-35 South Ramp. This
impacts the eastbound queues at the 21st Avenue E/I-35 South Ramp intersection, which are
expected to extend up to approximately 385 feet. To improve operations and reduce queues at the
21st Avenue E/London Road intetsection, optimizing the signal timing should be considered.

The City should continue to monitor the 21st Avenue E/London Road and 21st Avenue E/
I-35 South Ramp intetsections and consider additional analysis if future traffic operational or safety
issues occur. No other delays or queuing issues are expected, including at the proposed site access
locations. Detailed analysis results are provided in Attachment C.

Site Review

Current access to the former fast-food restaurant is provided at four locations. Two of these
accesses are located along London Road, approximately 50 feet and 200 feet east of 21st Avenue E.
Two additional accesses are located along 22nd Avenue E approximately 50 feet and 100 feet south
of London Road. As previously mentioned, the proposed development plans to maintain two of
these access points, the fitst along London Road approximately 200 feet east of 21st Avenue E and
the second along 22nd Avenue E approximately 100 feet south of London Road. The remaining

access locations will be closed.
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Under year 2016 build conditions, the proposed development access to London Road is expected to
operate at an acceptable level of service. Westbound queues from the 21st Avenue E/London Road
intersection are expected to extend up to approximately 125 feet, but not impact operations at this
access. However, the City should continue to monitor queues near the proposed development
access along London Road to determine is issues atise. If operational issues along London Road
occur, installation of a median along London Road to restrict access to right-in/tight-out should be

considered.

One other improvement offered for consideration would be to extend the westbound left-turn lane
at the 21st Avenue E/London Road intersection. This would create a dedicated left-turn into the
site, which could help reduce conflicts. Further evaluation would need to occur to determine the
design feasibility of this type of improvement.

Summary and Conclusions

Based on the analysis, the following conclusions and tecommendations are offered for your

consideration:

Existing Conditions

e All of the study intersections cutrently operate at an acceptable overall LOS C or better during
the a.m. and p.m. peak hours with the existing geometric layout and traffic controls.

e Southbound queues at the 21st Avenue E/London Road intersection extend approximately 625
feet and 500 feet during the a.m. and p.m. peak hours, respectively. These queues impacts
adjacent intersections along 21st Avenue E.

Year 2016 No Build Conditions

e To develop year 2016 background traffic forecasts, a one percent annual growth rate was applied
to the year 2014 daily and peak hour traffic volumes.

e All of the study intersections ate expected to continue to operate at an acceptable overall LOS C
ot better during the a.m. and p.m. peak hours with the existing geometric layout and traffic
controls.

e The queuing issues identified under existing conditions at the 21st Avenue E/London Road
intersection continue under year 2016 no build conditions.

o No modifications to the signal timing or geomettic layout were assumed to help quantify any
development impacts under future build conditions. However, these queuing issues could be
improved with signal timing optimization.
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Proposed Development

The proposed development consists of a 153-unit luxury apartment complex with 12,000 square
feet of retail space. Based on discussions with the developer, the proposed retail space was
assumed to consist of a 4,000 square foot restaurant, a 1,500 square foot coffee shop, and 6,500
square feet of general retail space.

Results of the trip generation estimate indicate the proposed development is expected to

generate 232 a.m. peak hour, 177 p.m. peak hour, and 2,465 daily trips.

o Taking into account the pass-by trip reduction, the resultant net new traffic volume impact
to the adjacent roadway system is 162 a.m. peak hour, 137 p.m. peak hour, and 1,775 daily
trips.

o The proposed development is expected to generate approximately 45 percent more daily
trips then the fully-utilized existing uses.

Two access locations were assumed, one along London Road and a second along
22nd Avenue E.

Year 2016 Build Conditions

All of the study intersections are expected to continue to operate at an acceptable overall LOS C
or better during the a.m. and p.m. peak hours with the existing geometric layout and traffic
controls.

The queuing issues identified under existing and year 2016 no build conditions at the 21st

Avenue E/London Road intersection are expected to continue to impact adjacent intersections

along 21st Avenue E.

o The southbound queues at the 21st Avenue E/London Road intetsection are expected to
extend approximately 815 feet and 700 feet during the a.m. and p.m. peak hours,
respectively.

o During the p.m. peak hour, the northbound queue will occasional extend to the
I-35 South Ramps, impacting the eastbound queues at the 21st Avenue E/ I-35 South
Ramps intersection

To improve opetations and reduce queues at the 21st Avenue E/London Road intersection,

optimizing the signal timing should be considered.

Site Review

If operational issues along London Road occut, installation of a median along London Road to
restrict access to the proposed development to right-in/right-out should be considered.

One other improvement offered for consideration would be to extend the westbound left-turn
lane at the 21st Avenue E/London Road intersection, creating a dedicated left-turn into the site.

HAProject \ 8637\ TS\Repor\21 st Are E at London Rd T1S 10-09-201+.docx
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TO: Mark Bell, Harbor Bay Real Estate Developers

C/O John Erickson, DSGW
RE:  Tree Preservation Report for London Rd and 21st to 22nd Ave E
FROM: Louise Levy, Levy Tree Care, LLC.

ISA Certified Arborist MN4406-A

MN & Wi Certified Commercial Pesticide Applicator
MN Nursery and Landscape Association Certified Professional, Grower Specialty

TCIA Certified Treecare Safety Professional
DATE: Monday, September 29, 2014

The Tree Preservation Inventory for the development project planned for the block between 21st
and 22nd Avenues East on the lower side of London Road contains 32 surveyed trees. Please
review the spreadsheet at the end of this report for specific details of these 32 trees.

The intent of the tree preservation inventory and replacement requirements is to avoid gradual and
undocumented decrease in the City’s tree cover while supporting development within the City. The
calculations in the spreadsheet are guided by the City of Duluth Unified Development Code 50-25
Landscaping and Tree Preservation: Section 50-25.9.B.2 and Table 50-25-3 (pages 63-65).

Note: there is one Special' tree larger than 20" DBH. Removal of this sugar maple is prohibited
(see Table 50-25-3). Finalization of the development plan will determine if construction activities
and building construction cannot be accomplished without removal of this tree. Section 50-25.9.B.
2 provides instruction to the developer if this condition arises.

If there are additional questions regarding the data collection or summary, please contact me at
your convenience.

Sincerely,
Louise Levy
\
1 Definitions of Special and Significant trees can be found in the Tree Preservation Report (Revised March 29, 2013). Q

Levy Tree Care, LLC 722N 13thAve E Duluth, MN 55805 T 218-724-5464 C 218-393-4847 info@levdireecare.com wwwi.levytreecare.com



Tree Inventory

Harbor Bay Real Estate - London Road 21st to 22nd Ave E

ubcC
Species DBH | Designation NOTES
Blue spruce 9.7 N/A located between property line and 21st Ave E
Blue spruce 7.0 N/A located between property line and 21st Ave E
Blue spruce 8.9 N/A located between property line and 21st Ave E
Blue spruce 8.9 N/A located between property line and 21st Ave E
Blue spruce 9.8 N/A located between property line and 21st Ave E
Ash 10.9 Significant
Paper birch 10.8 Significant
Paper birch 8.4 N/A
Box elder 13.5 Significant
> 20" DBH, removal prohibited (see Duluth's
Unified Development Code, page 64, TABLE
50-25-3) unless approved pursuant to
subsection b. Because this tree is in the
middle of the block, I do not anticipate that it
Sugar maple 25.5 Special can be retained.
Box elder 12.2 Significant
Box elder 11.4 Significant
Box elder 14.3 Significant
Box elder 20.1 Significant
Box elder 17.2 Significant
Box elder 10.5 Significant
Blue spruce 20.0 Significant
Silver maple 42.0 Significant
Big tooth
aspen 22.9 Significant
Box elder 12.9 Significant
Box elder 13.8 Significant
Big tooth
aspen 10.3 Significant
Big tooth
aspen 13.8 Significant
Blue spruce 17.7 Significant
Blue spruce 16.8 Significant
Ash 10.7 Significant
Ash 14.7 Significant
Crabapple 11.0 Significant {Because these trees are established and it is
Crabapple 13.1 Significant {likely that all other trees on the site will have
Crabapple 9.4 N/A to be removed, it may be worth taking the
Crabapple 10.6 Significant itime and precautions necessary to protect
their root systems and trunks during
Crabapple 11.9 Significant jconstruction. | |
372.5 {DBH sum excluding trees <10.0" DBH and the Sugar Maple
37.3 IDBH replacement required (10% of 372.5" DBH)
12.8 |DBH replacement required (50% of 23.5" DBH)

Tree Inventory completed by Levy Tree Care, info@levytreecare.com, 218-393-4847

G-L5



-
-
o

.

i N o g | LA v -

s, i ¥ N N -
&j )‘ . K 3 r ‘ : E] “
ECALE WILET : :
. SETRERA
% GASMETE

HYDRANT

VIATER V¢
PNC VENT
TRAF SGt

®en tyelleosiro i@
n
=
g

24!

o

Location of Maple e T

Tree ( Special Tree) SOV




Maple Tree ( Special Tree)

-7



2 West First Street, Suite 201, Duluth, Minnesota 55802
tel 218-727-2626 fax 218-722-4767 www.dsgw.com

enriching
communities
through
architecture

21% and London Rd Mixed Use Development
50-30 Design Standard Summary
50-30.3 Mixed Use Design Standards

Residential/ Commercial
A. 50-30.1 Multi-Family Design Standards
1. Accessibility — One principle structure
Accessibility from the parking areas etc. will be provided and will meet MN State
Building Code Accessibility Requirements
2. Facade Length and Articulation
Main fagade lengths are broken up with deeper articulations that are part of the
Residential / Commercial separations.
3. Fagade’s are articulated with change in material color, projection and recesses in
varying width and depths ranging from 6 to 24”
4. Roof Design
The roof is a flat roof design. Parapet projections vary in height 1’ to 3* variations
from adjacent parapets, coincide with the fagade recesses and projections
5. Four —Sided Design
A key feature to the design is ensuring that all 4 sides are visually interesting and
quality. The same material and color schemes, fagade recesses and projections,
and parapet projections are an integral feature on each of the 4 facades.
6. Parking Structure and Carports
All residential parking requirements are provided by 2 levels of internal parking
levels ( P3 and P2).
7. Design Features
The following features are included: ( 3 of 11 minimum)
e Recessed Entries
Covered Porches ( Decks)
Bay windows (as part of projections for fagade articulation)
Recess and Shadow Lines
Foundation plantings

B. 50-30.2.B.1 Ground Floor Transparency Standards
The fagade facing London Road comprises the Commercial / Retail areas
Fagade SF - 10, 718 SF - Transparency is 2,831 SF ( 26%)
All glazing areas included in this calculation are within 4° of grade.
In addition 1,342 sf of glazing area for the residential upper floors
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